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August 11, 2011
Mary Ann Barnes, 1204 Allison Drive, Rockville, MD 20851
Telephone call to staff to provide comments on draft Rockville Pike Plan:

She has concerns about the costs of implementing the plan, and
She is concerned about the impacts of traffic congestion on the Pike and fire and rescue
response times. She suggests one lane of the Pike be dedicated for use only by 911 emergency

vehicles.
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John Tyner, Chair
Rockville Planning Commission

100 Maryland Avenue
Rockville, MD 20850

Dear Chairman Tyner and Members of the Planning Commission,

The Rockville Chamber of Commerce has carefully reviewed the proposed plan for
Rockville’s Pike, and this letter represents the views of its membership, which includes
small, medium and large businesses.

The principal focus of the Rockville Chamber’s review of the Rockville Pike Plan is
“How does the Plan affect Business in the Corridor?” A strong business community is a
critical component of the quality of life enjoyed in Rockville. The Pike Plan recognizes
that Rockville Pike is a critical component of that vibrant business community. Our
review raised a number of questions. We’d like to highlight a few of those questions and
some potential answers that we believe should be addressed more fully in the Plan:

1. How do we preserve Rockville as a regional retail destination? How do we retain
the national chains, anchor stores, specialty retailers, and local shops? We believe
that some of the answers are:

e Continue to provide what retail needs for success: visibility,
accessibility, signage, customer traffic, and parking — incorporate
them into the Plan. Flowers and low shrubs along the Pike instead
of trees to increase visibility. Provide for monument signs along

E @ E i V E the Pike roadway listing all tenants and way-finding signs to
parking areas. A good example of such a sign is located at the
AUG 3 1 201 corner of Halpine Road and Rockville Pike in front of the Shops at
NITY PLANNING Congressional Village. Provide for some close and convenient
mg%mltomgm SERVICES parking for small businesses, including clear access off of the Pike

to the parking facility to make it easier for customers to park
nearby and do impulse shopping.

e State a clear transition plan that allows existing retail centers to
remain and prosper while underutilized sites redevelop per the
Plan. Reach out to stakeholders who own properties on the Pike to
determine how to make the Plan work.

o FEliminate the burdens created by labeling existing retail centers
“non-conformities” — they may have long term leases and will
remain in place for the life of the Plan — we need them to be able to
modernize, expand, and react to changes in the retail marketplace.

Rockville Chamber of Commerce 1 Research Court, Suite 450 Rockville, MD 20850
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e Encourage active retail at whatever location within the Plan the
free market places it — safe streets rely on activity at the street level
provided by retail — don’t artificially limit the types of uses based
on the types of streets. In particular, it is imperative to create an
18-hour lifestyle experience to encourage people to move on or
near the Pike within the Rockville Pike Plan sector. Limiting
certain streets in terms of nightlife, bar and restaurant uses is
imprudent and will hamper a lifestyle experience that would attract
residential dwellers.

2. How do we take advantage of existing assets in the Corridor?

Twinbrook Metro Station

Higher density around the Metro stations makes sense and will provide incentives
for redevelopment. Entertainment districts should also be encouraged to include
theaters, music venues, coffee shops, bars and restaurants. Recognize that
residents and workers walk to and from the Twinbrook Metro Station from the
businesses and residences west of Rockville Pike to Jefferson Street. Take
advantage of the proximity to the Metro and expand the transit oriented area and
Urban Core to encompass a logical area to the west of Rockville Pike in line with
the station. Under sustainable green building standards as well as urban walking
studies, the proper radius around the Metro should be one-half mile.

Rockville Metro Station & Rockville Town Center

Capitalize on the adjacency of the Northern section of the Pike Plan to both the
Rockville Metro station and Town Center and add a significant commercial and
residential component to that section. The same level of density around the Metro
station will also alleviate potential congestion in surrounding residential
neighborhoods as more people walk to work, restaurants, shops and play.

New Street Gnid

Encourage property owners through incentives to dedicate and build the proposed
street grid. Don’t downzone the Pike — Upzone where appropriate to make the
Plan more realistic and strengthen the tax base.

3. How are we paying for the Plan? Does the Plan increase the commercial tax base
of the City? Does the Plan generate enough revenue to pay for the infrastructure?
More work needs to be done to demonstrate that the economics work to bring this
Plan to fruition. Tax Increment Financing should be considered to provide
incentives to small business.

Rockville Chamber of Commerce 1 Research Court, Suite 450 Rockville, MD 20850
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4. How does this Plan coordinate with other policies and issues inside the City and
market forces outside the City? How does this Plan coordinate with the
Adequate Public Facilities Ordinance in light of the current state of school
capacity and traffic capacity along the Pike? The APFO Study Committee will
provide input on these issues that are critical to maintaining the quality of life in
Rockville. How does this Plan coordinate with alternatives for Bus Rapid Transit
being advocated by the County between White Flint and Science City? Provision
for BRT down the center of the Pike without local lanes would improve
pedestrian safety and decrease traffic. How does this Plan coordinate with the
pressures and opportunities presented by the White Flint Sector Plan?

More work needs to be done to answer these questions. Let’s not rush to a decision and
impact the great things we want to preserve about this Corridor. We strongly recommend
more input, information and ideas be solicited from stakeholders and experts. The
Chamber stands ready to assist in this process.

Sincerely,

Andrea Jolly, Executive Director
Rockville Chamber of Commerce

Rockville Chamber of Commerce 1 Research Court, Suite 450 Rockville, MD 20850
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Montgomery County Executive’s Transit Task Force
Offices of the County Executive
101 Monroe Street, 2" Floor
Rockville, Maryland 20850

September 21, 2011

Mr. John Tyner, Chairman

City of Rockville Planning Commission
c/o Mr. David Levy

111 Maryland Avenue

Rockville, MD 20850

Dear Mr. Tyner:

The Montgomery County Transit Task Force (Task Foree), appointed by County
Executive Isiah Leggett on February 24, 2011, is a public ~ private partnership focused on
making a comprehensive rapid transit system in Montgomery County a reality for its
citizens and businesses. The mission of the Task Force is to advise the County Executive
on how to achieve his vision, and be advocates for developing and implementing a world-
class, county-wide, rapid transit system that is safe, efficient and effectively moves people
throughout the county.

The Task Force recently received a Rockville Pike Corridor Neighborhood Plan
(Plan) presentation from Susan Swift and Craig Simoneau, and wishes to submit comments
with respect to the Plan, as part of the public record, to the Rockville Planning
Commission (Commission). The Task Force also requests that the Commission approve
an amendment to the Rockville Comprehensive Master Plan that incorporates other rapid
transit roufes.

In support of the rapid transit endeavor, Montgomery County Department of
Transportation (MCDOT) initiated a Countywide Bus Rapid Transit Study through
Parsons Brinkerhoff, to identify key corridors within the County that could facilitate
premium rapid transit service. Rockville Pike South from the Rockville Metrorail Station
to the Bethesda Metrorail Station was identified as the second highest daily boardings per
route mile and Rockville Pike North was the fourth highest, based on the final report dated
July 2011. Clearly Rockville Pike is a critical component of the County’s rapid transit
network.

The interaction between the Plan and the County’s System Wide Rapid Transit
vision is a key component of the success of both. Specifically, although the number and
function of lanes and streetscape may vary, the Task Force recommends that the Rockville
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Pike roadway be designed so that a rapid transit system can run without extensive or
expensive machinations to accommodate it. The dedicated center transit lanes for rapid
transit provides an alignment that creates a safer environment for pedestrians and is
simpler to construct and operate.

The White Flint Partnership, a group of major property owners within the White
Flint Sector Plan area to the South of the City of Rockville represented by the B. F. Saul
Company, Federal Realty Investment Trust, Gables Residential, The JBG Companies,
Lerner Enterprises, and Tower Companies is also advocating for a dedicated center fane
rapid transit system along Rockville Pike.. They took great care in their Rockville Pike
alignment study of the White Flint Sector Plan area to avoid the necessity for significant
rights-of-way for both planning and practical considerations. In fact, Montgomery County
has incorporated this section into their approved White Flint Sector Plan.

Montgomery County established a Special Tax District, levying an ad valorem tax
of ten cents per $100 of assessed value on the commercial property owners within the
White Flint Sector Plan area. The sole purpose of this fund is to support specific
transportation infrastructure improvements within the Development District. We offer this
as an example of possible future funding for the City of Rockville’s portion of Rockville
Pike.

The Task Force supports the need for a continuous, dedicated, lane for rapid transit
along Rockville Pike. It benefits the City by: (1) providing a safe haven for pedestrians as
they cross multiple lanes of Rockville Pike, (2) providing rapid transit vehicles
unobstructive movement, (3) providing left hand turn movements, (4) providing free
movement on right hand turns, (4) minimizing the needs for transit users to cross the full
width of Rockville Pike, and (5) strengthening the application for funding of the system
with the Federal Government and other outside public and private resources. The Task
Force believes the dedicated center transit lane concept is as central to the success of the
City’s Rockville Pike corridor as it is to the County’s vision of a County-wide system.
Therefore, the Task Force commends the Commission for its recent decision to narrow the
options to two, both of which support rapid transit vehicles. The Task Force urges the
Commission to recommend to the Mayor and Council a dedicated center line rapid transit
cross-section for Rockville Pike, including accommodation for transit stations and
pedestrian access. Further, the main road alignment section should be as consistent with
the version in the White Flint sector plan as possible, with streetscape and access lanes
specific to Rockuville.

The Task Force also recommends changes to the text, most notably in Chapter 3, of
the Rockville Pike Plan that addresses the benefits of, and need for, rapid transit within
Rockville Pike and how the plan accommodates it.
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Finally, in order to approve rapid transit in other non-Rockville Pike Neighborhood
Plan areas of the City, the Task Force recommends the Commission approve a
recommendation for an amendment to the Comprehensive Master Plan (CMP).
Specifically, changes to the Transportation Elements of the CMP that approve rapid transit
on all other proposed routes in the City. The Task Force believes a separate amendment to
the CMP provides the most timely vehicle to address these changes. The Montgomery
County Planning Board will be considering changes to the County’s Master Plan for
Highways to incorporate rapid {ransit. We recommend the Rockville Planning
Commission adopt a timeline similar to the Montgomery County Planning Boards so that
approval within both jurisdictions is coordinated.

Thank you for your positive consideration of these comments.

Sincerely,

mston, Chair
Montgomery County Executive’s
Transit Task Force

ce: Susan Swift, City of Rockville Director of Community Planning and Development Services
Francoise Carrier, Chair, Montgomery County Planning Board
Isiah Leggett, Montgomery County Executive
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Rockville

Get into It

HH Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-5000

wwrockyillemd.gov
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City of Rockville Planning Commission COMMUNITY prpppy I
. ANING
c/o Long Range Planning, CPDS AND 55?5&&9535@735%5{;}% i{ j
111 Maryland Avenue
Rockville MD 20850

Re: Rockville Pike Plan

The Human Services Advisory Commission has a few concerns about the “Rockville
Pike Envision a Great Place” Plan.

1. We are disappointed at the potential loss of the diversity that currently exists in many
independent stores and restaurants on Rockville Pike. New development will both
displace the current businesses and increase their rents, perhaps becoming cost-
prohibitive to their return. As an example, we were saddened to hear that the Waygoose
had to close its doors in Town Center due to increased rental costs. In Washington D.C.,
smaller shops were subsidized during the construction period for Gallery Place as a
means of helping them stay in business. We ask that such a model be considered for the
developers of Rockville Pike.

2. The proposed housing is primarily one-and-two-bedroom units which will result in
fewer families. We believe larger three-and-four-bedroom units should also be
developed. As Rockville grows in the future, all types of families should be
accommodated. If larger apartments are not built, the Plan will actually prevent families
from living in Rockville as this will be the available housing stock and they will not have
other options. Also, as families grow, they will be forced to leave Rockville and seek
housing elsewhere since there is a limited stock of suitable homes available in the
Rockville area. More affordable three-and-four-bedroom units need to be included in any
new developments to attract and meet the needs of families.

3. We urge the City to carefully consider the needs of residents with disabilities when
planning the transportation system to insure that adjustments are made to meet or exceed

Mayor Phyllis Marcucdio | Councilmembers Jobn B. Britcon, Piotr Gajewsld, Bridset Donnell Newton, Mark Plerzchala

City Manager Scotr Ullery | City Clerk Glenda P Evans | City Attorney Debra Yers Daniel
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ADA requirements, thus accommodating their needs. The plan should ensure that entry
and exit points for public transportation do not compromise the safety of those in
wheelchairs. Special attention should be given to the design for medians including the
consideration of nearby signage and sensory distractions.

Sincerely,

s
- o P e
7 7

o

Cynthia Cotte Griffiths, Chair
Human Services Advisory Commission
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Support for Envision a Great Pl
Clayton Harrington

to:

rockvillepikeplan

09/23/2011 06:05 PM

Show Details

Dear City of Rockville Planning Commission,

| am writing to express my support for the new Raolidk Pike redevelopment plan entitled “Rockville’s
Pike: Envision a Great Place”. | firmly believatlit is time to redevelop Rockville Pike to reti¢ice
slightly more urban nature of the city while makinge of mass transit (bus lines) and actually
increasing the amount of open green space. Therddayout of Rockville Pike that was produced
largely during the 1960s and 70s reflects an esrgf malls and parking lots that is now detrinadnd
our quality of life.

This plan show how we could make better use offfaee on Rockville Pike, increase the amount of
green space, encourage the use of mass transtraartlgrowth and, most likely, reduce traffic
congestion.

Thank you for your time. | reiterate my strong jgogt for this plan and hope that it is implemented.

Best regards,

Clayton Harrington

Rockville resident

file://C:\Documents and Settings\mbayonet\Locali8gs\Temp\notesFCBCEE\~web’... 9/26/201:



Exhibit No. 126

L Plan critical for cities future

— Akil Lester rockvillepikeplan 09/26/2011 09:58 PM

If there is any further proof the city of Rockville needs to inplenent
this mxed use plan quickly and to its full extent one only needs to

| ook at recent census data reports that were rel eased | ast week
Rockvill e and Montgonery County in general is losing its ability to
attract the young professional creative generation. Arlington Count/DC
wi th have urban |ively nei ghborhoods that are attracting recent

coll ege grads in droves on one side of the county. On the other side

t he suburbs |ike Loudoun and Howard are attracting professiona
househol ds with their newer |arger housing stock. Rockville quickly
needs to reinvent itself in order to conpete with both grow ng areas
if it intends to be a part of the areas future econonic prosperity. A
urban boul evard surrounded by nei ghborhoods wi th renovat ed housi ng
stock would invite a broad spectrum highly educated individuals that
are deciding where to locate in this region. - AKi

Aki | Lester

Washi ngton D. C (Forner county resident)
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Rockville Pike Plar- a citizen's reactic
Virginia Quesada

to:

rockvillepikeplan

09/29/2011 11:56 PM

Show Details

9/29/11

To:

City of Rockville-Planning Commission
c/o Long Rang Planning, CPDS

111 Maryland Avenue

Rockville, MD 20850

From:

Virginia Quesada

1217 Edmonston Drive
Rockville, Maryland 20851

To Whom it May Concern,

The Rockville Pike Plan is aimed to design the future of the Rockville Pike corridor that runs from Bou Avenue to the East
and to Richard Montgomery Drive to the West.

What happens in this plan will profoundly affect the quality of the lives of the people in the surrounding neighborhoods.

What protects our community from over development and from an over burdened infrastructure is a good Adequate Public Facilities Ordinance or
APFO.

An Adequate Public Facilities Ordinance - APFO- is designed to manage a community's growth. It ties the approval of new
development to the availability and adequacy of public facilities and services.

A strong AFPO ensures that public schools, roads, sewers, water for fire fighting, police and rescue response times and
other infrastructure or services are adequate to support new development. In other words, a strong APFO prohibits
development unless the public facilities and services are in place to support it.

To get the current proposed plan passed ---"Rockville Pike: Envision a Great Place " the Rockville Government would have
to greatly weaken the APFO.
Currently our schools are already over capacity.

Many of us in the neighborhood agree that a strong APFO is in the best interest of our community, our city, our county, our
state or even our great nation.

We need adequate facilities for our schools, our roads, our water, our police and fire services - just to mention a few. And
what would we gain by this plan? OVERCROWDED SCHOOLS, CLOGGED TRAFFIC, LOSS OF FREE AND OPEN
PARKING, ALL THE SMALL BUSINESSES THAT WE LIKE HERE

AND WE WOULD HAVE TO PAY FOR THIS!!!

VERY LITTLE of the money would go to Rockville. MOST WILL GO TO THE STATE, THE COUNTY AND THE
DEVELOPERS. WE would JUST GET TO PAY THE BILL and watch our community suffer from OVER DEVELOPMENT AND
INADEQUATE PUBLIC FACILITIES.

What makes Rockville such a nice place to live is: our multi-cultural community; the small, diverse and affordable

file://C:\Documents and Settings\mbayonet\Locali8gs\Temp\notesFCBCEE\~web?... 9/30/201:
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businesses; the parks; the schools; the small town urban feel; the fabulous shopping with free and open parking lots; and
our overall family friendly atmosphere.

Please do not weaken our APFO.

Thank you,
Virginia Quesada

1217 Edmonston Drive
Rockville, Maryland 20851

file://C:\Documents and Settings\mbayonet\Locali8gs\Temp\notesFCBCEE\~web?... 9/30/201:
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Resident Comment on Rockville Pike Plan
C Littlefield

to:

rockvillepikeplan@rockvillemd.gov
09/30/2011 04:11 PM

Please respond to C Littlefield

Show Details

History: This message has been replied to.

Pls find attached my independent comments on the Rockville Pike Plan.
Thanks and Best Regards,
Charles Littlefield

file://C:\Documents and Settings\imbayonet\Loca Settings\Temp\notesFCBCEE\~web002... 9/30/2011
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COMMENTS TO ROCKVILLE PIKE PLAN
Charles Littlefield, resident of East Rockville (316 South Horners Lane)
September 30, 2011

Dear Rockville Planning Commission:

These are my personal, individual comments as a Rockville resident to the Rockville Pike Plan.
Though I've pointed out a few things I don’t agree with, overall I very much appreciate that the
city has gone to such great lengths to study this area and look for ways to make it better. I also
appreciate that the City is allowing residents to provide such a significant amount of input into
generating the plan and reviewing it before making a final decision. I hope that the final
product balances everyone’s interests as much as possible, and is done in phases so that
strategies can be modified, if needed.

1. Ithink building height should be limited to 5 or 6 stories, except in the Town Center of
Rockville. In Rockville, the Pike does not currently have very many tall buildings and
this should be maintained. Tall and highly visible buildings (10-, 15-stories or higher)
are more consistent with the type of development taking place in White Flint. It is my
impression that many of Rockville’s residents do not want to emulate White Flint; they
are content with Rockville and have purposely, not randomly, chosen Rockville over
White Flint as a place to live and/or raise their families. That aside, it also seems logical
that communities should strive to be different from each other to offer the widest
possible range of living styles, rather than emulate each other around a certain norm
dictated by profit motives and current "development trends.” I would be very sad if
Rockville—a unique city with history and deep-rooted communities and
neighborhoods—were to emulate White Flint. I know that some people really like White
Flint, but on the same token, a lot of people really like Rockville. My Recommendation:
Modify the plan so that the change between White Flint and Rockville is stark and immediately
noticeable (i.e. create a Gateway Effect). When people leave White Flint and enter Rockville they
should note lower buildings, more trees, different architecture, less traffic, etc. The effect should
be like night and day to give Rockville a unique character, rather than trying to design a
neighborhood virtually identical to the development taking place in White Flint.

2. Tam skeptical of the “Multi-Way Boulevard” concept. The artists’ renditions in the Pike
plan are difficult to envision in the context of Rockville. This Boulevard concept is too
big in scope, too radical and out of proportion. Also, the examples provided are not
compelling, mainly because they are examples equated with large, sprawling
metropolitan cities, and not with a medium-sized suburb such as Rockville. For
example, with respect to the Paseo de Gracia (Barcelona) part of its charm comes from
being a European design with antiquity —the buildings that front the Paseo were filled
in over the course of two centuries by hundreds of small landowners, and with
extraordinary attention to architectural detail, handcrafted facades and ornate balconies
(note: none of Rockville’s new apartment buildings have usable balconies...so I don’t
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think they will achieve the “Paseo” effect). The Paseo de Gracia wasn’t built cookie-
cutter style by “mega-developers” aiming to maximize profit and cut cost. Assuch, I
don’t think the final reality conceived by the Plan will match the vision contemplated in
the Paseo de Gracia. I also think that K Street in Washington is a lackluster example to
follow. I have been working one block off K Street for the last 8 years. The only notable
difference between K Street and any other street in DC is that K Street is annoying
because it takes longer to cross the street. The best, and most walkable streets in DC
aren’t panoramic avenues, they are the small avenues and neighborhood streets found in
Georgetown and Adams Morgan. That is where people go to enjoy the “urban
environment.” Another example is the Avenida 9 de Julio in Buenos Aires, which if
anything acts as a separator of the urban environment; the Argentines and tourists stay
away from the avenue and spend more time in the narrow, labyrinthine streets, and
pedestrian malls (ex: Calle Florida) nearby that are full of culture and shopping. My
Recommendation: Explore various alternatives to the Multi-Way Boulevard; allow the City to opt
among various solutions rather than have a single solution imposed upon it (especially one that is
unfitting).

I don’t think it is good to make bikes share a lane with buses, nor should they pass near
cars nor sidewalks. This is not bike friendly, this seems dangerous to me and will result
in deaths. (At a minimum it will discourage the use of bikes as alternative mode of
transport). Ibelieve that a separate, continuous, high-quality bike path should be built,
both for recreation and alternative transport means. This bike path should be
completely isolated from automobile traffic and pedestrians with barriers (trees, fences,
etc) or sufficient distance (>20 ft) from the road so that accidents are virtually impossible.
I think the bike path could be built either 1) along the railroad tracks and behind the
stores (i.e. east of the Pike), with chain link fence, tunnels, bridges, etc as needed, or 2)
on the west side of the Pike utilizing land along the Woodmont Country Club and/or the
meridians of shopping centers along the way. This bike trail can then be used to access
all destinations along the bike path, albeit separate from the street/sidewalk.

I am wary of so much emphasis on ‘mixed-use’ development. It’s a current
development trend based on the old development style of the 1800’s, i.e. when
houses/apartments were built on city blocks on top of street-level stores. This kind of
development has a certain charm and logic to it—both economic and environmental —
but much has changed and much will continue to change. I believe that retail has
started a long-term decline that will continue for decades as online businesses replace
the need for the vast majority of retail outlets. The recent bankruptcies/failures of
companies such as Circuit City, Linens & Things, Borders Books, etc. is not only because
of our current economic downturn, it is the result of a permanent change in consumer
buying patterns and stiff competition. There can only be so many Harris Teeters,
Starbucks, McDonalds, etc. in a given area. At some point, the market for these stores
will be saturated and you will be left with lots of empty space creating a ghost-town
effect. My Recommendation: Think outside of the box. I believe the decline in physical retail will
produce a new type of store/warehouse/local products experience that hasn’t really been
articulated yet. The Pike is one of the last places where ethnic, and mom-and-pop stores persist.
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This should be protected, not eliminated. I do think, however, that a limited mixed-use option is
still a good choice in the zones within walking distance of the metro stations, if limited mostly to
the adjacent streets so as not to oversaturate neighborhoods with retail.

5. In terms of phasing, Rockville Town Center should absolutely be number one priority.
It should be fully complete (including all the remaining development projects) and
economically healthy before any expansion of retail or residential is allowed in the
Rockville Pike Planning area. If the City doesn’t follow this course of action, there is a
risk that the Town Center could once again become a ghost town because all of the
people will want to go the new areas “on the Pike.” Developing the Pike and
Twinbrook when the businesses in Town Center are still struggling economically is only
going to create competition, further hurting these businesses’ economic prospects and
endangering the massive investment that the City has already made in the Rockville
Town Center. Once again, please be mindful of oversaturation of retail!!!

6. Ithink the magnitude for population increase should be reduced and residential should
be limited to the areas around the metro stations. I don’t believe that traffic can be
adequately mitigated and I am concerned about where new schools will be built—I am
especially concerned that schools will be either built in urban environments or existing
park land will be “sacrificed” for new schools. There’s only one way to avoid that—
reduce the amount of housing allowed by this Plan. We should strive for quality, not
quantity!

Thank You Very Much,
Charles Littlefield
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Rockville Pike Plan: Woodmont Country Club's comisesn the Rockville Pike District Form Cc
Mazo, Samantha L. - SLM

to:

‘planning.commission@rockvillemd.gov', 'rockvillegpplan@rockvillemd.gov’,
DLevy@rockvillemd.gov, MBayonet@rockvillemd.gov, €Bba@rockvillemd.gov
09/30/2011 04:14 PM

Cc:

"Sears, Barbara A. - BAS", "Isaacson, Andrew LL{"A"Bob Youngentob (Bob@eya.com)
Gandal (E-mail) (Igandal@srgpe.com)”, "bpizzimenti@dmontcc.com”

Show Details

, "Larry

Dear Commissioner Tyner and Commissions of the City of Rockville Planning Commission:

Enclosed please find comments on the Form Code submitted on behalf of Woodmont Country Club by
Matthew J. Bell, AlA, a well-regarded architect and land planning consultant as well as a professor of
architecture and urban design at the University of Maryland. Hard copies of these comments are being
delivered to the City of Rockville.

Woodmont thanks you for the consideration of these comments, and we look forward to working with
you. Please feel free to contact us if you have any questions or concerns.

Best-
Samantha Mazo

Samantha L. Mazo
Linowes and Blocher LLP
7200 Wisconsin Avenue
Bethesda, MD 20814

Ph: 301.961.5261

Fax: 301.654.2801
smazo@linowes-law.com
www.linoweslaw.com

This e-mail message is intended only for the addressee and may contain confidential and/or privileged material.
Any interception, review, retransmission, dissemination, or other use of, or taking of any action upon this
information by persons or entities other than the intended recipient is prohibited by law and may subject them to
criminal or civil liability. If you received this communication in error, please contact us immediately at the direct
dial number set forth above, or at (301) 654-0504, and delete the communication from any computer or network
system. Although this e-mail (including attachments) is believed to be free of any virus or other defect that might
negatively affect any computer system into which it is received and opened, it is the responsibility of the recipient
to ensure that it is virus fee, and no responsibility is accepted by the sender for any loss or damage arising in any
way in the event that such a virus or defect exists.

Internal Revenue Service Circular 230 Disclosure: As provided for in Treasury regulations, advice (if any) relating
to federal taxes that is contained in this communication (including attachments) is not intended or written to be
used, and cannot be used, for the purpose of (1) avoiding penalties under the Internal Revenue Code or (2)
promoting, marketing or recommending to another party any plan or arrangement addressed herein.

file://C:\Documents and Settings\mbayonet\Locali8gs\Temp\notesFCBCEE\~web?... 9/30/201:
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ATTORNEYZS AT LAW

September 30, 2011 Barbara A. Sears

301.961.5157
bsears@linowes-law.com

Samantha L. Mazo
301.961.5261
smazo{@linowes-law,.com

Via Hand Delivery and Electronic Mail

Mr. John Tyner, Chairman
and Commissioners of the
City of Rockville Planning Commission
Rockville City Hall
111 Maryland Avenue
Rockville, Maryland 20850

Re:  Woodmont Country Club’s comments on the Rockville Pike District Form Code
(“Form Code™)

Dear Chairman Tyner and Commissioners:

Enclosed please find comments on the Form Code submitted on behalf of Woodmont Country
Club by Matthew J. Bell, AIA of EE&K, a Perkins Eastman company. Mr, Bell is a well-
regarded architect and land planning consultant and a professor of architecture and urban design
at the University of Maryland’s School of Architecture, Planning and Preservation.

Thank you for your consideration of Mr. Bell’s comments. We look forward to working with the
Planning Commission and Staff to make the Form Code clear and effective.

Very truly yours,

1tha L. Zazo%?}\

7200 Wisconsin Avenue | Suite 800 | Bethesda, MD 20814-4842 | 301.654.0604 | 301.654.2801 Fax | www.linowes-law.com
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Enclosure

cc: Mr. David Levy
Ms. Mayra Bayonet
Ms. Cindy Kebba
Mr. Andrew Isaacson, Esq.
Mr. Larry Gandal, Esq.
Mr, Robert Youngentob
Mr. Brian Pizzimenti
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M. John Tyner, Chair
And Members of the Rockville Planning Commission
Rockville City Hall
111 Maryland Avenue
Rockville, MD 20850

Re: Form Based Code — Woodmont Country Club

Dear Mr. Tyner and Members of the Planning Commission:

This letter is submitted on behalf of Woodmont Country Club to address the issue of
recommended lot dimensions in the proposed Form Based Code and Regulating Plan of
the draft Rockville’s Pike: Envision a Great Place Master Plan. In the spirit of this Code,
we offer our suggestions as a way to refine the Code to be a better and more natural fit
along the length of Rockville Pike near the Woodmont Country Club. We have applied

our understanding of development patterns both close to and distant from mass transit,

in an effort to encourage desirable forms of development in this area, which is
approximately equidistant between two metro stations. As a result, we suggest modest
increases in the Code’s allowable lot dimensions. We have supplied some graphics and
text in support of these suggestions.

Introduction

The proposed Form Based Code and Regulating Plan for the Rockville Pike Corridor
has the potential to transform this Corridor from strip-style retail uses along a road
primarily focused on the efficient movement of traffic without regard to pedestrians, to
an intermodal avenue with quality mixed-use development defining its edges and a more
interconnected grid system of pedestrian-centered streets easing traffic congestion and
creating communities of great value and diversity.

The proposed Form Based Code specifies block sizes, build-to lines and other code
elements designed to simplify what is permitted to be built along Rockville Pike and
result in a defined public realm of distinct character. In so doing, the Code and
Regulating Plan specify certain limitations that apply directly to the Woodmont
Country Club frontage and surrounding properties and will be more fully discussed
below.
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Block size

The new vision for Rockville Pike is clear about the need to make smaller blocks and lots
in support of the pedestrian environment and the general walkability of the streets. It is
generally well understood that places with smaller block sizes and buildings that define

street-walls and support active uses on the front facades provide a more pleasant
environment for the pedestrian and help to define the space of the street as a contained
space. Consequently, small blocks mean more streets and more intersections and give
drivers the choice of alternative routes and the potential for more diversity in the urban

fabric.

The dimension and orientation of the block is also important to consider. Some cities,
such as Portland, Oregon have very small block sizes, 200" by 200 and each block of the
downtown is the same orientation and dimension. Others, such as New York, maintain
a 200’ dimension in one direction with block lengths varying from 400" to 800’ feet.
Such a variation in direction produces a different effect with the “grain” of the city fabric
different in one direction than another, with longer frontages (the cross streets)
populated by townhouses and the larger apartment buildings along the avenues where
the lots are deeper and the frontages broader. Barcelona, cited in the master plan, is
characterized by “squarish” blocks of approximately 380" by 425’ (Figure 1) with such
successful streets as the Paseo de Garcia having frontage lengths of about 380 on the
retail street. Certainly, the vibrancy of city neighborhoods is also dependent on blocks
possessing a variety of development, or at least the appearance of such, whether or not it
is developed by multiple parties (such as Georgetown, Alexandria or Barcelona) or all by
one entity, such as the recent success at Rockville Town Square.

Looking at walkable neighborhoods closer to home, one sees block sizes of 250° by 350°
across Alexandria, Virginia (Figure 2) and a variety of sizes from 300" by 600’ (320’
frontage on the retail fronts of Wisconsin Avenue) in Georgetown (Figure 3). In
Washington, DC block sizes vary according to their location in the city grid. On
Capitol Hill retail frontages along Pennsylvania Avenue SE can be up to 600 long
(Figure 4) and some of the residential blocks are about 470" in width.

Building type and block size

Building typology also goes along with the block size. Generally, smaller blocks are
suitable for less dense building types. Town house blocks can be as narrow in width as
130’ (front property line to front property line) if the parking is integral with the
building and no rear yard exists. Ifa rear yard of about 20’ deep is included, the

2
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townhouse can be accommodated in about 170’ to 200’ feet, depending on the depth of
the townhouse.

Multi-family buildings usually require block widths wider than 200’/250” in suburban
contexts where the land value is not high enough to support underground parking. In
these cases, either surface parking or above-ground structured parking is accommodated
in the center of the block. Generally, these garages are 120’ to 180’ in width so that one
of the bays can be sloped, minimizing the need for a separate ramp. Adding 75 to 100°
of development to each side in order to screen the parking structure can result in width
range from 300’ to 330’.

Adding retail to the mix is also an important consideration. One interesting historic
example of block size is Leesburg, Va with four original blocks of the downtown at 400’
square. A new municipal parking structure of 155” by 245 is located in the center of the
block (Figure 6). A more recent example of a mixed-use block is the main block of
Bethesda Row which contains a much-used parking deck (Figure 7). That block is
approximately 360’ in width with an average length of 635" and contains a municipal
parking deck measuring 260’ by 180°. Active uses surround the perimeter of the block
and the overall development is widely admired as one that has made Bethesda more
interesting and more walkable.
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The Woodmont Country Club Frontage

That portion of the Woodmont Country Club that fronts Rockville Pike is about 500°
in length and is included in the Middle Pike Urban Corridor Street Frontage.
Requirements for the site in the Form Based Code (Chapter 6, page 27) are the

following:
Scenario 1 Scenario 2
Based on TABLE 1.2.2.A Based on TABLE 1.6*
Built-to-line 40 40
Side setback 0 0
Rear setback 25 25
Maximum lot width 150° 200°
Maximum lotdepth 200 250°

*Table 1.6 lists different width (200’) and depth (250°) allowances for all types but live

work units.

It is reasonable to conclude that the development economics of the subject property are
such that parking is not feasible in an underground structure and would likely occur
above grade either as a surface or structured lot. For, while the site is within a reasonable
walking distance of a Metro station, it is not in a location that would be considered a
premium transit-oriented site, where the economics would support underground
parking. We also assumed that a development that meets the goals of the master plan
would be preferable to lower density development such as townhouses.

Scenario 1

This scenario, as shown in Table 1.2.2.A, results in a buildable depth of 135" and a
buildable area of 20,250 sf. Although this dimension may be potentially suitable for
townhouses fronting onto Rockville Pike with surface parking in the rear, it could not
accommodate a feasible multi-family building. In our opinion, a viable multi-family
building or a multi-family building with retail at the ground level would only be possible
with underground parking as the lot depth would preclude surface parking, even at the
lower ratios in the Code. Consequently, we believe this scenario, when applied to the
subject property, would not be economically feasible or the recommended scenario to
implement the intent of the Rockville Pike plan for mixed-use development along an
attractive boulevard.
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Scenario 2

The larger lot width and depth shown in Table 1.6 would make possible a development
more in line with the goals of the master plan. These dimensions, 250" depth of the lot,
with setbacks and build-to lines, make a buildable depth from the Pike of 185" possible
with an overall size of 37,000 gsf. Assuming a two bay parking deck of 120’ width in the
center of the block, a buildable dimension of 65 (for a multi-family project) from the
edge of the deck to the front build-to line would be theoretically possible. However,
buildings of this type generally require a greater depth than 65’ and tend to work at
dimensions around 100" to 125’. Although this scenario is theoretically buildable, it
seems questionable from a economic feasibility standpoint. An increased block depth of
300’ to 330’ (Figure 5) would, in our judgment, make this scenario more feasible as a
construction type and increase the likelihood of the site developing more in accordance
with the exciting mixed-use vision for the Rockville Pike.

The 200" width of the lot should also be reconsidered and larger widths permitted.
Multi-family projects typically have double-loaded corridor wings that range from 65’ to
77 in width. Two wings approximately 65° wide would result in a court of 35’ between
them and a set off from the property line of 35’/2= 17.5 for each wing. At a larger
width of 75, the court becomes 25’ and may limit the flexibility of multi-family
development. A guideline for multifamily courts of this type is that a height to width
ratio of 2:1 should be followed. A width of 25’ limits the height of the building to a
density perhaps less than desired by all parties. This larger dimension is becoming more
frequent in the design of multi-family projects. Accordingly, a permitted lot width of
up to a maximum of 500’ feet depending on the design would be recommended.

CONCLUSION

1 We suggest that the lot size limitation for the property of Woodmont
Country Club fronting on to the Rockville Pike be revised to allow up to
320’ in depth to permit a more feasible multi-family/mixed-use

development as envisioned in the master plan for the Pike.

2 We also suggest that the 200" maximum lot width be revised to 500’ to
allow more than one lot to be combined for design review and permit the

Woodmont County Club to develop their entire frontage along the
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Rockville Pike as a single lot up to 500" in width, thereby better

implementing the vision of the master plan.

The above modifications could be accomplished within the intent of the
Form Based Code, i.c., a diverse street wall, diverse architecture, definition
of the public realm, with proper set-backs and build-to lines incorporated
and used as the basis of the design. (It should be noted that the recent
mixed-use development at Bethesda Row (Figure 8) facing at the east side of
Arlington Road is about 365’ in width along that frontage and employs

diverse architecture and supporting a vibrant street front.)

We believe that these suggested adjustments are reasonable and will help to achieve the
masterplan vision. We support this vision and see, with these modifications, the
possibility of an exciting mixed-use project, thereby adding one piece of the puzzle for a
future, and much improved Rockville Pike.

Please do not hesitate to contact me if you should have any further questions or need
clarification.

Sincerely,

/%M/ o
Matthew J. Bell, ATA
Principal

cc.
Andrew Isaacson, Esq.
Robert Youngentob
Barbara Sears, Esq.
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Barcelona Figure 1 Sep 29, 2011
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Georgetown, DC Figure 3 Sep 29, 2011
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Capitol Hill, DC Figure 4 Sep 29, 2011
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Block Diagrams

Figure 5 Sep 29, 2011 @9
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Bethesda, MD Figure 7
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Bethesda, MD Figure 8 Sep 29, 2011
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Fw: Ltr. to City of Rockville Planning Commission 9.30.11

From: "Kominers, William" <wkominers@Ierchearly.com>
To: <dlevy@rockvillemd.gov>

Date: 09/30/2011 04:20 PM

Subject: Ltr. to City of Rockville Planning Commission 9.30.11
Sent by: "Navarro, Lucero Y." <lynavarro@lerchearly.com>

Re: Rockville Pike Plan
Attached please find a letter regarding the above-referenced matter.

Thank you,

/aaem « /l/aaa/w

Legal Assistant to William Kominersand Cynthia M. Bar
Land Use & Zoning

Lerch Early & Brewer, Chtd.

3 Bethesda Metro Center, Suite 460

Bethesda, Maryland 20814

Ph: (301) 841-3835

Fax: (301) 986-0332

khkkkhkkhhkkhhkkkhhkkkhhkkhhkkhhhkkhkhhkkkhhkkhkhkkhkhkkx*

CONFIDENTIALITY NOTICE

Exhibit No. 130

Thiselectronic mail transmission isintended only for the personal and confidential use of the recipient(s)
designated above. It may also constitute an attor ney-client communication or represent attorney work
product and may therefore be legally privileged. If you are not the intended recipient of this communication
(or an agent responsible for delivering it to theintended recipient), you are hereby notified that any review,
disclosure, or use of the information contained herein is strictly prohibited. If you havereceived this
communication in error, please notify us by return e-mail, immediately, and please destroy the original

message and all copies. Thank you.

g

Scan030.PDF
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September 30, 2011

Via Electronic and First Class Mail

City of Rockville Planning Commission
¢/o Community Planning Department
111 Maryland Avenue

Rockville, Maryland 20850

Re: Rockuville Pike Plan

Dear Chairman Tyner and Members of the Planning Commission:

We represent Shellhorne Rockville, LLC, (“Shellhorne™) the owner of the
Chesapeake Plaza, located at 1488 Rockville Pike.  Kap Kapastin of Shellhorne
testified at the public hearing on the draft Rockville Pike Plan in June. Since that time,
we have continued to follow the work of the Commission on the Plan and have
reviewed the public testimony submitted by others. This letter conveys some
additional concerns on behalf of Shellhorne.

The most pressing concern, and the issue with the greatest potential impact, is
the location of Chapman Avenue. The proposed location for Chapman is difficult to
establish exactly based on the draft Plan. The Plan appears to recommend that
Chapman Avenue extended be aligned approximately 60 feet to the west of the railroad
right-of-way. This location would have a very negative impact on the future
redevelopment of the Chesapeake Plaza site (and probably on the other sites along the
tracks), because it would result in approximately 1/4 of the site being lost to this
roadway and the undevelopable remainder. With required set-backs, this could grow to
1/3 of the site. Instead, we recommend that the road right-of-way be located directly
adjacent to the railroad right-of-way, to allow more of the site to be redeveloped. In
addition, as was stated in Shellhorne’s public testimony, owners must be given the
density from any land which is lost due to dedications for roadways (unlike traditional
FAR-based zones like the MXCD and MXTD, the Form Code proposed in the Plan
only provides density for land that is actually developed). If consideration is not given
to these factors, there will be no incentive for these sites to redevelop.

We have reviewed, for example, the letter submitted to the Commission on
behalf of Rockville Associates, Inc. That letter suggests that the Chapman Avenue
right-of-way be placed 120 feet from the WMATA right-of-way to allow a developable
floor plate on their site. Shellhorne has not yet had a chance to evaluate in detail the

1111101.3 85186.001
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impact that this location would have on the Chesapeake Plaza site, but that impact
should be fully evaluated by the staff and the Commission with respect to all sites
along the railroad right-of-way. If a decision is made that the road should be 120 feet
from the WMATA right-of-way within the Rockville Associates property, then the road
should be placed this same distance from the right-of-way along the Chesapeake Plaza
site and others. In short, the placement of the road should be reviewed in a
comprehensive manner that takes into account its impact on all owners along the
WMATA right-of-way, and the road alignment should be established so as to assure
parcels are viable for development between the new road and the railroad.

The decision on the road location should not disadvantage or negatively impact
some owners to the benefit of others. The characteristics of all of the sites along the
right of way should be evaluated to ensure that all owners will have the ability to utilize
their properties in a realistic and economically viable manner. We look forward to
working with you on this effort.

Thank you for consideration of these concerns.
Very truly yours,
LERCH EARLY & BREWER, CHTD.
William Kominers ( )

(L het 7 Bk

Cynthia M. Bar

WK/CMB/lyn
cc:  Mr. David Levy
Mr. Fred Wine
Kap Kapastin, Esquire

1111101.3 85186.001




